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PURPOSii  OF   THE   APPRAISAL 

The  purpose  of   the  appraisal  is   to   estimate   the   re-use 

market  value  of  parcels  described  in  area  R-24  Redevelopment 

plan  which  parcels  are  as   follows: 

Parcels  Number  Type 

Housing 

CTommercial  and  Parking 

Industrial 

Public  Recreation  Areas 

Semi -Public  Institutional 

Public  Facilities 


A  1-E 
F  1-8 

15 
8 

G  1-5 
J  1-8 

5 

8 

H  1-11 

11 

I  1-7 

Total 

_2 
54 

MARKET  VALUE 

Re-use  market  value  is  the  highest  price  in  terms  of 
money  which  property  will  bring  if  exposed  for  sale  in  the 
open  market  allowing  a  reasonable  time  to  find  a  purchaser, 
who  buys  with  a  knowledge  of  the  use  of  the  property  and  for 
which  it  may  be  adapted.   This  use  and  adaptation  is  governed 
by  the  regulations  and  controls  of  tne  Washington  Park  Urban 
Renewal  Plan,  as  set  forth  in  Urban  Renewal  Plan,  Washington 
Park  Urban  Renewal  Area,  Project  No.  Mass.  R-24,  dated  Jan, 
14,  1963  and  approved  by  the  Authority  on  Jan.  I6,  I963. 

APPRAISAL  APPROACH 

The  Bureau  of  Census  indicates  that  in  1950  this  area 
had  a  7^%  white  and  a  30^  non-white  population.  Ten  years 
later,  in  I96O,  the  population  composition  reversed  Itself 
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and  It  had  70%   non-white  and  30^  whites.   This  trend  gives  rise 
to  the  question,  "Can  there  be  integration  or  will  the  trend 
continue,  so  that  Washington  Park  will  be  100^  non-white  even- 
tually?"  This  socio-economic  problem  Is  part  of  that  which 
has  to  be  worked  out  in  order  to  satisfy  the  purpose  of  this 
appraisal. 

How  and  whether  an  integrated  community  can  be  effected 
is  as  well  the  concern  of  the  appraiser.  Where  will  tenants 
for  the  newly  created  units  come  from?  Buildings  at  rents 
low  enough  to  meet  the  "able  to  buy"  demand  seem  to  have  been 
resolved  In  the  structures  designed  by  Koch  and  Waltch. 

In  implementing  this  plan,  a  vital  problem  confronting 
the  success  of  Washington  Park  is  urgency.   Also,  the  land 
should  not  be  appraised  so  high  that  qualified  purchasers 
would  be  deterred  from  bidding  the  project.   Many  a  redevel- 
opment has  suffered  because  an  unrealistic  price  was  set  on 
the  land.   There  must  of  necessity  be  an  attraction  to  the 
buyer  in  order  that,  competitively,  he  selects  this  area  in 
which  to  build. 

BASIC  GOALS 

The  basic  goal  of  Urban  Renewal  in  the  Washington  Park 
area  is  to  stimulate  and  to  facilitate  public,  private  and 
institutional  development  efforts  in  the  area  in  such  a  way 
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as  (l)  to  preserve  the  neighborhood,  (2)  to  assure  the  public 
health  and  safety,  (3)  to  strengthen  the  physical  pattern  of 
neighborhood  activities,  (4)  to  reinforce  the  fabric  of  family 
and  community  life  and  (5)  to  provide  a  more  wholesome  frame- 
work of  environmental  conditions  better  suited  to  meet  the 
requirements  of  contemporary  living. 

The  success  of  the  plan  Is  contingent  on  the  momentum 
being  maintained  by  simultaneous  renewal  and  rehabilitation. 
The  people  need  assistance.   The  plan  provides  the  authority 
should,  by  education  and  guidance,  provide  a  means  by  which 
this  end  be  accomplished. 

1.  Authority  representatives  to  be  available  to  consult 
and  advise  homeowners. 

2.  A  list  of  responsible  builders,  painters,  carpenters, 
etc.  to  be  made  available  for  rehabilitation  work. 

3.  The  authority  to  pass  on  the  feasibility  of  the  con- 
templated work,  screen  the  applicant  as  to  character 
and  credit. 

4.  The  authority's  representative  to  present  the  applica- 
tion to  the  Bank  for  processing  since  the  diffidence  of 
these  people  can  only  be  over-come  by  having,  as  it  were, 
a  friend  at  court. 

The  low  per  capita  earning  figure  in  Washington  Park  is 
only  an  average  but  there  are  particularly  many  non-whites 
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that  have  good  incomes.   Even  those  with  better  incomes  however, 
must  suffer  for  the  old  image  picture  of  the  negro  still  persists 
In  the  minds  of  financial  institutions.   There  has  been  no  adap- 
tion on  their  part  to  improved  circumstances  of  the  many  non- 
whites.   The  same  "brush"  is  used  on  all  of  them.   Once  the 
banks  have  the  security  of  an  F.H.A.  guarantee,  bolstered  by  an 
urban  renewal  plan,  they  will  suddenly  discover  two  things. 
First,  there  are  many  people  in  this  group  who  are  entitled  to 
mortgage  credit.   Second,  there  are  many  more  in  this  condition 
than  they  ever  envisaged.   Up  to  now,  their  prejudices  have 
forced  blinders  on  them. 
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THE  CHARACTER  OF  TH£  AREA 

The  area  described  in  the  project  plan  covers  502  acres 
and  is  more  specifically  described  in  the  legal  description. 
The  kinds  of  structures  in  the  area  practically  run  the  full 
gamut  of  possible  types.   These  are  Industrial  buildings. 
There  are  commercial  buildings.   There  are  housing  structures. 
In  each  of  these  categories,  the  variety  Is  quite  wide  but 
particularly  In  housing,  the  representation  covers  most  every 
type.   There  is  no  section  of  the  Metropolitan  Area,  the 
character  of  which,  from  a  physical  point  of  view,  presents 
a  wider  variation  of  housing  examples. 

Two-thirds  of  these  buildings  are  of  frame  construction. 
The  balance,  of  course,  are  in  brick.   With  the  exception  of 
those  marked  for  clearance,  about  80^  of  them  are  in  such 
condition  as  to  need  some  repair  varying  from  simple  paint  jobs 
to  major  structural  Improvements.   Those  in  the  last  category 
probably  represent  15%   of  the  buildings.   This  means  therefore, 
that  there  are  still  many  structures  needing  no  work  at  all. 

Among  the  reasons  that  this  area  has  been  neglected  and 
on  the  down  grade,  has  been  the  lack  of  motivation  and  financing. 
Renewal  cannot  succeed  without  full  and  complete  rehabilitation 
as  the  Law  of  Regression  will  most  certainly  set  in  and  forward 
progress  will  be  Impeded.  Financing  in  this  area  in  the  past 
has  been  a  tortuous  process.   Short  maturities  and  high  Interest 
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rates  were  the  rule  even  if  financing  were  obtainable. 

The  appraiser  has  known  this  area  his  whole  life  time. 
He  has  lived  in  it  for  20  years  and  still  retains  a  suburban 
office  there.   There  still  remains  in  this  neighborhood  a 
substantial  core  of  health  and  strength.   This  is  not  a 
destroyed  neighborhood.   It  is  rather,  one  which  is  going 
down.   It  is  not  one  of  a  condition  that  warrants  more  that 
selective  demolition. 

The  Salient  characteristic  which  distinguishes  this  area 
from  any  other  under  consideration  for  renewal  in  this  region 
is  its  preponderantly  non-white  population.   Their  entire 
socio-economic  background  being  so  unique  from  that  of  whites 
requires  that  a  different  perspective  be  adopted  here.   These 
people  have  the  lowest  per  capita  income  in  the  whole  Metropol- 
itan area.   The  kind  of  facilities  they  can  rent  must  of  necessity 
be  effected  by  this  fact.   This  affects  as  well  the  buying 
patterns  in  stores.   Therefore,  the  type  of  shopping  facility 
created  in  this  development  plan  must  be  influenced  by  this  fact. 
The  marketability  of  any  facility,  be  it  housing,  stores  or  even 
vacant  land,  will  be  influenced  by  this  condition. 

The  problem  of  integration  arises  here  as  it  does  not  in 
any  renewal  program  in  the  city.   Granted,  other  renewal  areas 
will  have  to  contend  with  non-whi  t-.e  tenants,  but  they  will  be 
working  always  with  a  substantial  white  majority  in  the  neigh- 
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borhood  or  surrounding  it,  but  here  the  reverse  is  true. 

This  is  presently  the  best  non-white  occupied  section  of 
the  city.   The  total  I960  population  was  26,982,  of  which 
approximately  70%   was  non-white  or  19,299.   ^t  that  time,  the 
non-white  population  of  Boston  was  68,483,  or  approximately 
28^  of  the  negro  population  was  living  in  this  area.   It  is 
safe  to  say  that  other  than  those  whites  that  may  be  attracted 
here  in  the  effort  to  integrate,  there  remains  some  49,200 
non-whites  outside  the  area,  amongst  which  are  those  of  an 
upper  level  socio-economic  type.   These  will  want  to  immigrate. 
Since  this  will  have  to  be  redeveloped  under  an  F.H.A.  221  D-3, 
preference  will  have  to  be  given  to  those  people  who  are  re- 
locatees.   This  can  happen  only  if  the  whole  program  is  put 
into  effect. 
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INTEGRATION  AS  AN  OBJECTIVE 

1)  One  of  the  objectives  here  Is  to  attempt  to  Integrate. 
This  is  a  difficult  one  as  it  is  in  any  area.   However, 

it  is  all  the  more  complicated  here.   Every  piece  of  land, 
allocated  for  residential  use  with  the  exception  of  the 
Notre  Dame  site  is  surrounded  on  all  four  sides  by  non- 
whites.   In  all  other  integrated  efforts  around  the 
country  known  to  the  appraiser,  the  new  community  is 
surrounded  by  a  completely  white  or  practically  all  white 
neighborhood.   In  this  instance,  it  is  necessary  to  cross 
through  a  non-white  neighborhood  to  enter  the  integrated 
area. 

J:''urther,  the  new  apartments  planned  for  Washington 
Park  are  to  be  scattered  between  15  different  pieces  of 
cleared  land  breaking  down  the  vision  of  one  whole  inte- 
grated development.   The  necessary  scattering  makes  any 
integration  effort  harder  to  achieve  because  in  some  of 
the  instances  the  amount  of  new  apartment  units  are  not 
sufficient  for  a  tenant  to  feel  he  is  moving  into  an  in- 
tegrated community  but  rather  into  a  little  pocket. 

2)  Integrating  a  housing  development  requires  a  willingness 
to  work  with  this  thorny  management  problem  and  to  some 
potential  sponsors,  this  is  a  discouraging  element. 

3)'  The  effort  to  integrate  generally  means  a  larger  vacancy 
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factor,  a  larger  turnover  and  a  resultant  larger  main- 
tenance expenditure.   This  means  a  lower  net  profit  and 
it  reduces  the  value  of  the  land. 

4)   An  interesting  fact  is  that  for  non-whites,  this  is  the  first 
time  in  the  history  of  Boston  that  newly  constructed  housing 
will  carry  with  it  an  openly  declared  policy  of  no  dis- 
crimination.  Never  before  could  a  colored  man  in  this  city 
walk  into  a  rental  office  of  a  new  apartment  development 
without  feeling  the  anxiety  attached  to  being  colored.   This 
will  certainly  be  an  asset  in  renting  to  this  group. 

It  should  be  considered  that  this  is  the  first  such  under- 
taking both  in  character  and  size  in  the  entire  region.   Its 
newness  functions  as  a  source  for  apprehension  and  as  a  possible 
deterrent  to  a  prospective  sponsor.   This  as  well  impedes  a 
stronger  value  for  the  land.   The  so  called  "deal"  must  be  very 
attractive  to  warrant  an  investors  capital. 
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MARKETABILITY 

How  much  of  a  market  will  there  be  for  this  land  when 
cleared?   Since  there  are  really  only  three  categories  of 
usage,  namely  residential,  commercial  and  industrial,  it  is 
necessary  to  treat  each  of  these  separately. 

In   so  far  as  residential  usage  is  concerned,  the  statement 
can  be  made  that  all  of  the  newly  created  housing  will  find  a 
ready  market.   But,  it  should  be  emphatically  stated  that  re- 
gardless of  whether  the  land  is  designated  for  commercial, 
industrial  or  even  institutional  usage,  if  either  of  these  prove 
to  be  impossible  ends  to  achieve,  then  they  should  be  developed 
for  housing  with  very  few  exceptions.   These  are  where  the  lots 
are  too  small  and  they  are  badly  located.   It  is  the  belief  of 
the  appraiser  with  these  few  exceptions,  that  any  land  cleared  in 
Washington  Park  would  find  an  immediate  market  for  housing. 

'i'he  industrial  land  should  have  a  ready  market.  First, 
this  is  so  because  contiguous  owners  will  want  the  land.   Second, 
there  is  relatively  little  to  dispose  of  and  third,  its  selling 
price  will  be  low  enough  to  compete  with  other  sites. 

In  the  treatment  of  the  marketability  consideration,  the 
appraiser  takes  for  granted  that  all  of  the  plots  designated  for 
institutional  usage  are  either  firmly  committed  or  are  in  a 
quasi  committed  state.   Of  the  various  categories  of  usage,  the 
appraiser  has  some  reservations  about  the  commercial  reuse  areas, 
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This  is  treated  elsewhere  in  the  report. 

With  reference  to  the  sale  of  residential  land,  there  are 
several  considerations.   Since  all  this  housing  must  necessarily 
be  financed  under  221  D-3  or  221  D-4  and  because  in  all  probability- 
most  of  it  will  be  done  under  221  D-3,  the  thinking  of  a  private 
developer  should  be  understood.   He  will  receive  6%   as  a  return 
on  his  equity  and  5^  as  a  management  fee.   If  his  equity  is 
represented  by  a  cash  investment,  the  competition  for  this 
money  is  very  serious.   He  could  put  this  money  into  California 
savings  banks  at  about  a  S%   return.   Why  should  he  build  here 
with  all  its  problems  and  then  run  the  property  with  all  its 
difficulties  except  for  two  further  incentives,  a  ^%   management 
fee,  and  a  portion  of  the  equity  that  can  be  represented  by  a 
builder's  fee. 

It  is  apparent  that  the  lower  the  land  cost,  which  is  part 
of  his  equity,  the  more  apt  he  is  to  go  into  this  transaction. 
As  for  the  management  fee,  let  us  assume  he  was  considering  B-1 
as  a  plot.   The  plan  provides  for  70  units  though  the  controls 
call  for  105  units.   If  his  average  rent  is  $90  per  month,  then 
his  gross   income  annually  would  be  I75»600.   The  management 
fee  therefore  would  be  !t?3,800.   After  deducting  his  cost  of 
management  and  the  value  of  his  time,  he  has  very  little  left. 
There  is  no  significant  incentive. 

To  make  this  aspect  attractive,  he  should  be  able  to  build 
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500  to  1,000  units.   Then  at  500  units,  his  gross  annual  Income 
would  be  $5^0,000  and  his  management  fee,  |27,000  a  year  or 
twice  that  if  he  builds  1,000  units.   As  he  builds  more  units, 
the  per  unit  management  cost  is  less  and  his  operating  profit 
is  more. 

Sales  of  conventional  pieces  of  land  In  other  renewal 
projects  have  been  analyzed  but  these  only  serve  to  set  an 
upper  limit  of  value  since  in  these  instances,  the  problem  of 
integration  plus  the  limitation  of  building  other  types  of 
housing  are  absent.   These  others  are  not  exclusively  limited 
to  low  and  moderate  income  housing. 
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EFFECTS  OF  RESTRICTIONS  ON  MARKETABILITY 

The  instructions  to  the  appraiser  with  respect  to  sites  on 
which  new  housing  is  the  stipulated  reuse.  Includes  the  following 
facts: 

a)  It  is  to  be  developed  under  221  D-3  of  FHA  which  means 
that  the  return  on  equity  is  limited  to  6%, 

b)  Under  this  title,  the  newly  created  housing  structures 
cannot  be  sold  for  20  years  without  permission  of  the 
commissioner, 

c)  The  sponsor  must  organize  a  limited  divident  corporation 
under  121A  of  the  State  laws  to  obtain  the  most  favorable 
real  estate  tax  conditions.   This  provides  that  the 
assessment  be  based  on  $10,00  per  thousand  of  assessed 
value  plus  Sfo   of  the  gross  rents. 

The  authority  is  committed  to  obtaining  the  community  de- 
velopment objectives  which  have  been  crystalized  in  the  course  of 
"The  People  -  Planning  Program",   One  of  the  major  objectives  is 
to  reverse  the  trend  toward  a  predominately,  if  not  exclusively, 
negro  community  and  to  achieve  a  racially  integrated  neighborhood. 
This  is  one  of  the  most  significant  factors  which  if  pursued,  makes 
the  problem  more  difficult  and  reduces  the  land  value. 

If  this  project  were  being  done  in  another  area  where  the 
problem  of  non-white  were  not  as  powerful  a  factor  as  here,  and 
it  could  generally  be  considered  to  be  a  white  redevelopment  area, 
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despite  the  existence  of  the  laws,  the  value  of  the  land  would 
be  higher  than  if  the  area  were  colored  or  integrated.  If  the 
area  were  to  be  all  colored,  the  value  would  be  less.  But,  if 
this  project  is  to  be  an  integrated  one,  then  the  value  of  the 
land,  in  the  opinion  of  the  appraiser,  would  be  less  than  if 
it  is  all  colored. 
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COMMERCIAL  REUSE 

In  connection  with  commercial  use,  the  consumer  is  of  the 
very  low  income  group.   Building  for  this  group  is  a  new  exper- 
ience in  this  region.   Prom  the  prospective  purchaser's  point 
of  view,  there  are  no  comparable  situations  to  guide  him  and 
therefore,  the  risk  element  will  appear  to  him  to  be  greater. 
He  will  have  to  rely  on  trial  and  error.   The  expectation  that 
the  project  will  be  developed  with  dispatch,  that  it  will  be 
well  integrated  and  that  it  will  have  full  support  and  enthu- 
siasm of  the  people  is  yet  to  become  reality. 

The  commercial  land  presents  a  different  financing  problem. 
There  is  no  P.H.A.  guarantee  to  assure  financing.  While  121A  is 
available  there  are  no  3  l/8^  mortgages  for  I4.0  years. 

In  this  instance,  the  financing  must  be  conventional  in 
character.   It  will  be  determined  purely  and  simply  on  the  basis 
of  real  estate  value  and  the  commercial  credit  of  the  borrower 
or  sponsor.   From  the  real  estate  point  of  view,  bankers  will 
still  look  upon  this  property  as  being  in  a  declining  area  and 
colored.   On  the  other  hand,  if  this  were  developed  by  a  company 
like  Stop  and  Shop  or  First  National  Stores  or  a  strong  inde- 
pendent, they  would  make  the  loan  but  would  be  doing  it  because  of 
the  financially  sound  lease  of  either  of  these  organizations. 

In  this  instance,  the  neighborhood  stores  generally  have 
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no  financial  substance.   What  is  more  they  have  not  been  able  to 
do  sufficient  business  to  develop  any.   This  means  their  mortality 
rate  is  highest  and  the  prospect  of  long  term  financing  for  this 
type  of  borrower  is  very  discouraging.   They  presently  pay  only 
low  rents.   The  level  is  in  the  range  of  $[4.0  to  $75  per  month 
on  an  average  for  a  store  20  ft  x  70  ft  or  1,14-00  sq.  ft.   This 
means  that  at  the  highest  rent,  they  are  paying  $900  a  year. 

For  example,  in  P-2  there  is  no  question  as  to  the  economic 
soundness  of  20,000  ft.  supermarket.   Previous  studies  of  the  area 
have  proven  this,  but  the  improvements  under  the  renewal  plan 
assure  and  confirm  this.   If  however,  John  Smith,  a  developer 
built  with  Stop  and  Shop  as  a  tenant,  as  already  mentioned, 
there  is  no  concern  about  financing  for  the  one  tenant  exclusively, 
A  plan  which  might  include  a  group  of  neighborhood  ty-pe  stores  is 
not  financible  unless  Stop  and  Shop  itself  were  the  developer  and 
in  some  form  used  their  credit  to  finance  the  strip  stores.   This 
could  be  done  either  by  the  parent  company  borrowing  directly  on 
its  signature  or  for  their  real  estate  company  borrowing  with  a 
lease  on  all  the  stores  as  collateral.  They  in  effect  would  sublet 
to  the  small  stores. 

Whether  such  a  company  would  do  this  depends  wholly  upon 
how  much  they  liked  the  whole  transaction  and  whether  specifically 
this  unit  could  do  enough  business  over  a  period  of  years  to 
warrant  such  a  commitment.   The  other  consideration  for  them 
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would  be  to  determine  how  essential  these  subsidiary  stores 
with  their  varied  types  of  goods  and  services  are  necessary  for 
their  success  and  also  if  the  additional  stores  can  bring  enougih 
in  net  rent  and  enough  additional  business  to  their  market  to 
warrant  their  assuming  the  additional  financial  responsibility. 

Seemingly,  the  only  other  possible  method  of  financing  these 
small  merchants,  would  be  for  them  to  organize  and  to  become 
eligible  under  the  provisions  of  the  Small  Business  Administration 
of  the  Federal  Government.   It  will  be  a  difficult  task  to  organize 
this  group.   It  would  have  to  be  spearheaded  by  the  Urban  Renewal 
Authority.   Even  then,  there  is  no  assurance  that  the  S.B.A,  would 
accept  the  credit  of  this  group, 

A  strong  Independent  and  one  which  has  had  experience  with 
non-=white  trade  could  do  a  better  merchandising  job  than  a  large 
chain  organization.   The  evidence  is  that  at  the  Dudley  Street 
shopping  area,  Blair's  Poodland  drove  out  these  larger  companies. 
Over  the  last  25  years,  they  outcompeted  them.   They  were  able  to 
practice  a  policy  of  flexible  merchandising  that  the  rigidity  of 
large  organizations  could  not  withstand. 

Blair's  and  Stop  and  Shop  are  particularly  logical  purchasers 
of  this  plot  since  they  both  have  large  markets  with  major  in- 
vestments on  the  periphery  of  Washington  Park,  Blair's  on  Wash- 
ington Street  at  Dudley  and  again  at  Washington  Street  at  Grove 
Hall  and  Stop  and  Shop  at  Washington  St.  and  Columbia  Road.   In 
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order  to  protect  their  substantial  investments  and  to  consol- 
idate and  solidify  their  merchandising  position  either  of  these 
two  companies  should  develop  F-1.   If  they  chose  not  to,  there 
are,  of  course,  others  or  private  investors  that  will  develop 
the  plot  for  such  tenants. 

It  might  be  considered  that  in  the  sale  of  P-1,  subsidiary 
stores  may  develop  to  be  impossible.  In  that  event,  the  plot  of 
339*235  sq.  ft,  is  too  large  even  after  a  5  to  1  ratio  for  parking, 
Then  it  would  become  necessary  to  reduce  the  lot  for  commercial 
development.  At  that  time,  an  effort  should  be  made  to  tie  F-1 
and  C-2  (housing)  together  in  some  form  and  add  to  0-2  the  area 
taken  away  from  P-1, 

On  the  other  hand,  if  the  subsidiary  stores  do  or  not  get 
built,  it  might  become  evident  that  a  major  discount  operation 
is  desirable.  This  may  require  a  building  of  60,000  to  80,000 
sq.  ft.  To  handle  this  plus  a  supermarket,  a  total  area  of 
around  500,000  sq.  ft.  would  then  be  required.  If  C-2  is  then 
added  to  F-1,  the  total  area  then  becomes  51^-2,000  sq.  ft. 

What  this  points  to  is  that  extra  care  need  be  given  both 
to  the  disposition  of  F-1  and  G-2  and  that  it  is  perhaps  advisable 
not  to  dispose  of  one,  without  a  relatively  clear  understanding  of 
what  is  going  to  happen  to  the  other. 

The  effort  should  be  made  to  develop  F-3  for  a  20i,  000  sq.  ft. 
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supermarket  site  only.   First,  it  is  too  small  for  subsidiary 
stores  as  well.   With  them,  there  would  be  inadequate  parking. 
Here  the  appraiser  believes  it  would  be  impossible  to  finance 
strip  stores  and  the  whole  shopping  area  is  too  small  to  in- 
terest a  large  chain  to  build  and  finance  these  small  stores, 

F-2  and  P-i^.  are  socially  and  perhaps  economically  desirable 
designations  but  the  same  reservations  as  to  financing  exist 
here  as  in  subsidiary  stores  for  F-2  and  F-3.   The  only  possible 
financing  source  is  with  S.B.A.  and  the  chances  of  doing  this  are 
less  because  these  sites  will  not  have  any  strong  chain  organi- 
zations.  They  stand  alone. 
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PARKING  AREAS 

As  for  the  area  designated  as  parking,  adjacent  to  commercial 
properties,  there  is  considerable  pessimism  as  to  whether  they  can 
be  sold  as  such  to  the  merchants.   These  are  very  small  business 
people  with  very  limited  capital  and  the  lot  size  is  larger  than 
any  single  one  of  them  need.   Again  this  would  have  to  be  a 
cooperative  effort.   Then,  also,  there  exists  the  possibility 
that  the  city  would  buy  these  lots  and  establish  them.   The  city 
pays  no  taxes  to  itself.   The  private  merchants  will  have  to.   The 
average  small  merchant  has  short  term  or  no  lease  and  doesn't  know 
how  long  he  is  going  to  remain  in  business  and  therefore  would 
resist  making  an  investment  and  a  relatively  permanent  commitment 
to  pay  taxes.   Also  with  the  ownership  of  land,  he  is  committed 
to  the  expense  of  paving  it  and  then  to  maintain  it  over  the 
years.   The  city  just  has  to  perform  the  whole  function. 

These  lots  are  generally  too  small  to  consider  for  rental 
housing  and  not  well  enough  located  to  think  of  as  possible 
single  family  house  lots.   This  leaves  to  the  city,  the  sponsor- 
ship of  these  parking  areas.   To  rehabilitate  and  renew,  it  is 
necessary  to  get  the  automobiles  off  the  streets  and  this  sug- 
gestion for  city  lots  should  be  thought  of,  not  only  in  terms 
of  merchants  needs,  but  also  as  a  mechanism  for  upgrading  the 
neighborhood. 
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INDUSTRIAL 

It  is  the  understanding  of  the  appraiser,  that  there  exists 
reasonably  dependable  coininitments  for  the  industrial  land.   The 
areas  so  designated  were  done  with  specific  attention  to  the  needs 
of  contiguous  industrial  operations.   It  is  felt  that  there  ought 
to  be  little  concern  with  the  disposition  to  these  companies  and 
for  the  following  reasons; 

1)  The  influence  of  the  Authority  and  the  measures  available 
to  it  can  reasonably  assure  this  honoring  of  a  commitment 
on  the  part  of  these  industrial  firms. 

2)  These  companies  have  a  real  need  for  this  land, 

3)  The  cost  to  acquire  it  is  very  little,  not  only  as  against 
its  worth  to  the  company's  operation,  but  because  the  land 
intrinsically  is  worth  so  little  and  its  price  so  low. 

The  only  land  industrially  designated  that  would  really 
have  an  alternate  use  is  G-1  and  G-2o   Both  could  soundly  be 
used  for  housing.   G-1  might  further  have  a  use  for  institutional 
purposes. 
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MARKET  DATA 

There  is  little  comparability  with  land  sites  outside  the 
Washington  Park  area.   There  is,  of  course,  comparability  in  the 
fact  that  the  sites  compared  are  to  be  used  for  housing,  commercial, 
and  industrial  use.   It  should  therefore  be  understood  that  the 
best  conditions  for  comparability  are  not  found  in  the  subject 
area,   Washington  Park,  with  all  its  characteristics,  is  so 
unique  that  to  find  strong  ground  for  comparison  is  not  easyo 

Despite  the  weakness  of  relating  other  sites  with  the  subject 
property,  the  comparison  is  helpful  in  establishing  an  upper 
limit  on  what  buyers  are  paying  for  land,  and  has  some  validity  in 
helping  to  reach  a  conclusion  of  value  for  both  the  appraiser  and 
potential  sponsors. 

Potential  builders  are  aware  of  the  advantages  and  disad- 
vantages as  well  as  the  appraiser.   The  unconventional  character 
of  the  Washington  Park  area  sets  it  apart  from  other  development 
sites.   It  discourages  some  sponsors  and  developers. 

The  market  data  approach  to  value  being  of  such  tenuous 
quality,  the  appraiser  has  been  guided  more  by  the  reasoning  set 
forth  in  the  appraisal  for  his  conclusion  of  value.   His  own 
background  and  experience,  both  in  and  out  of  the  area,  and  con- 
versations with  potential  sponsors  and  builders  as  to  their 
attitude  concerning  Washington  Park  were  the  over-riding  factors 
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that  aided  in  formulating  a  conclusion  of  value. 

There  are  no  sales  available  for  comparison  within  the 
Washington  Park  area.   There  has  been  nothing  sold  for  the 
development  of  new  housing,  new  commercial  or  new  industrial 
developments  in  the  past  thirty-five  years.   Nothing  in  any 
of  these  categories  has  been  built  for  thirty-five  years. 
As  well,  nothing  contiguous  or  in  close  proximity  has  been 
developed  that  would  be  suitable  for  comparison.   As  a  matter 
of  fact,  81  parcels  have  been  foreclosed  by  the  city  for  non- 
payment of  taxes. 
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FINANCING  AND  TAXES 

Of  course,  the  3  l/8^  -  1|0  year  loan  under  221  D-3  Is  a 
tremendous  aid  in  bringing  down  the  fixed  mortgage  servicing 
costs  and  thereby  enables  the  production  of  a  unit  to  rent  at 
lowest  cost.   No  housing  built  here  could  be  conventionally 
financed.   This  is  not  true  in  many  other  urban  renewal  sites. 

Since  221  D-3  is  the  only  financing  vehicle  in  Washington 
Park,  it  is  necessary  to  understand  how  the  builder  works  out 
his  thinking  in  this  transaction.   To  simplify  his  processes, 
and  using  estimated  figures,  let  us  assume  that  his  cost  of  land 
and  building  in  Parcel  #1  at  the  Notre  Dame  site  is  $2,000,000, 
Under  the  provisions,  he  can  obtain  a  90^  loan  or  $1,800,000, 
Assxame  he  pays  $30,000  for  the  land  and  this  becomes  part  of  his 
10^  equity.   The  remaining  $170,000,  he  then  claims  as  his  builders 
fee.   His  directly  out  of  pocket  cash  investment  is  the  land  costo 
How  he  manages  his  builders  fee  then  is  a  purely  personal  mattero 
In  his  own  mind  and  for  his  own  purposes,  he  may  prefer  that  his 
building  profit  translates  into  the  equity  but  he  doesn't  have 
to  take  money  out  for  this.   His  total  gamble  is  $30,000  and  this 
is  the  maximum  he  wants  to  chance.   The  higher  the  land  cost,  the 
less  the  builders  fee.   It  is  the  contention  of  the  appraiser  that 
$30,000  Is  the  limit  of  cash  he  is  willing  to  invest  in  the  trans- 
action taking  all  factors  into  consideration.   This  does  not  mean 
that  the  $170,000  is  not  money  to  him  but  he  says  this  is  different. 
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This  leads  us  therefore  to  consider  the  question  of 
comparability  with  other  221  D-3's  and  conventionally  financed 
projects  as  well.   This  land  with  its  greater  problems  is  com- 
peting with  others  that  don't  possess  such  elements  to  consider. 
The  others  are  generally  simpler  and  more  attractive.   To  compete, 
the  price  of  this  land  must  offer  to  him  a  decided  advantage. 

Nothing  has  been  built  and  financed  in  new  construction  over 
the  last  35  years.  The  area  is  not  one  in  which  construction 
is  suitable  for  conventional  financing.   Those  existing  struc- 
tures which  are  financed  still  have  mortgages  written  in  the 
20' s,  or  if  refinanced  in  the  l+O's  or  50' s,  it  was  at  excessive 
interest  and  amortization  rates.   One  cannot  build  with  this 
circumstance.   The  land,  therefore,  is  practically  worthless. 

Assuming  a  conflagration  were  to  hit  these  areas  and  a 
fire  destroyed  the  structures,  what  then  would  be  the  situation? 
Without  the  urban  renewal  program,  this  land  would  have  little 
or  no  value.   No  lending  institution  would  make  a  loan  on  any 
type  of  conventionally  financed  housing.   If  it  is  not  possible 
to  finance  the  construction,  there  is  no  value  in  the  land. 
Therefore,  it  is  again  pointed  out  that  221  D>=3  becomes  the 
enabling  instrument  to  bring  to  fruition  the  plan.   Also,  121A 
which  provides  for  the  necessary  tax  benefits  makes  it  possible 
for  the  investor  to  build  and  operate  the  new  structures. 
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Prom  all  this  discussion  of  221  D-3  and  add  to  it  121-A 
to  be  discussed,  the  deduction  is  made  that  this  land  gains 
value  only  because  there  are  such  vehicles  available  to  it. 
The  life  that  is  breathed  into  this  relatively  valueless  land 
comes  from  these  sources.   Since  it  is  impossible  to  separate 
the  value  of  the  land  from  the  value  of  the  vehicles,  they 
should  be  looked  upon  as  one  package  and  the  value  of  the  land 
is  part  and  parcel  of  the  value  of  the  package. 
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MARKET  DATA  -  HOUSING 

First  Street,  Framinghain 

11  acres  acquired  over  the  years  is  being  valued  at  ,25 
a  square  foot  for  financing. 

This  is  the  first  project  financed  lander  221  D-3  in 
Massachusetts.   There  are  being  built  1^0  units  consisting  of 
two-story  brick  garden  type  or  town  house  apartments.   The 
density  is  small  which  provides  for  good  amenities  for  living 
and  economic  stability.   There  is  no  problem  of  integration 
and  the  demand  for  this  fast  growing  area  is  sufficient  to 
guarantee  the  success  of  the  project, 

Framingham  is  a  town  28  miles  west  of  Boston  and  with  the 
advent  of  the  Massachusetts  Turnpike  is  becoming  a  desirable 
commuting  town.   There  is  transportation  both  by  bus  and  train 
to  Boston,   This  town  is  similar  to  Natick,  attracting  the  same 
type  of  developers  that  give  stability  to  a  town  and  neighborhood, 

Maiden  Housing  Project 

11  acres  to  be  sold  for  between  ,09  and  ,10  a  square  foot. 
Talks  with  builders  indicate  that  .10  is  the  ceiling  that  will 
be  paid  for  this  renewal  site.   Again,  this  is  superior  to 
Washington  Park  because  of  the  risk  that  exists  in  the  spectre 
of  integration  at  Washington  Park. 
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N.E.  Corner  Kansas  and  Second  Street,  Natick 

31^0,000  square  feet  sold  in  I96I  for  $11+4,000  or  .I4.O  a  square 
foot.   There  are  being  erected  90  -  one  bedroom  and  88  -  tvjo 
bedroom  apartments  renting  for  $150  and  $l80  respectively. 

At  the  time  of  the  purchase  it  was  zoned  for  single  family 
residence  but  was  changed  at  an  undetermined  cost.   This  rapid 
growing  community  has  a  need  for  apartments  and  a  ,[|.0  to  ,50  land 
cost,  while  not  comparable  to  Washington  Park,  has  a  relationship 
from  a  competitive  standpoint  and  that,  to  the  detriment  of 
Washington  Park, 

Natick  is  a  town  twenty  miles  west  of  Boston  that  attracts 
tenants  from  the  electronics  industry  along  Rte.  128  as  well 
as  minor  executives  working  in  Boston.   The  salary  range  can 
support  conventional  rents  and  the  occupants  are  the  type  that 
prefer  to  live  in  a  suburban  area  than  in  central  Boston, 

East  Side  Albert  Road,  Woburn 

160,000  square  feet  at  a  net  cost,  including  fill,  of  $16,000 
in  1962.   There  are  being  built  35  two  and  three  bedroom  apartments 
renting  for  $125-$l50.   The  low  land  cost  was  due  to  pioneering 
of  apartment  in  the  area. 

Woburn  is  a  town  fifteen  miles  north  of  Boston  that  has 
experienced  a  rapid  growth  in  the  past  ten  years.   While  it 
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has  been  a  town  of  single  family  dwellers  due  to  the  advent 
of  electronic  industry  along  Rtes  128  and  93,  there  is  a 
need  for  apartment  house  units.   The  subject  site  is  one  of 
the  first  to  be  developed  for  this  type  of  occupancy  and  suites 
were  rented  before  completion  of  the  buildings, 

Lippit  Hill,  Providence,  Rhode  Island 

This  site  was  inspected  but  was  not  considered  comparable 
because  the  entire  surrounding  neighborhood  is  white.   Also, 
there  has  been  instituted  expensive  alteration  of  single  family 
dwellings  adjoining  this  project  which  adds  stability  to  the 
project. 

While  the  market  price  has  been  set  at  .25  a  foot,  local 
realtors  feel  there  is  no  demand  for  housing  at  the  level  of  $75 
to  $135  as  there  are  vacant  apartments  available  at  lower  rentals 
Lippit  Hill  is  on  a  major  thoroughfare,  a  five  minute  ride  to  the 
center  of  Providence  and  has  none  of  the  characteristics  of 
Washington  Park.   Here  it  might  be  said  is  relative  quality 
contra  Washington  Park  which  has  the  problem  of  integration  and 
rehabilitation.   The  only  relationship  real  estate  wise  is 
competitiveness . 
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NEW  HAVEN  REDEVELOPMENT 

Columbus  Mall  (Wooster  Square  Pro.i'ect) 

^-g-  acres  sold  for  .ITs.   The  control  is  one  dwelling  unit 
per  2,000  square  feet  but  actual  is  less.   This  is  typical  of 
most  housing  projects  to  build  at  a  lesser  density  than 
permitted.   This  project  Is  now  under  construction.   The 
occupants  will  be  white,  mostly  Italians. 

Dixwell 

9  acres  sold  for  .20  per  square  foot.   This  section  is 
90^  colored  but  it  has  more  stability  than  Washington  Park  in 
that  the  surroundings  are  commercial  and  dwellings  are  occupied 
by  whites.   It  is  one  and  one-half  miles  from  the  center  of 
New  Haven  and  has  some  value  from  buildings  being  acquired  and 
rehabilitated  by  Yale.   The  above  were  not  personally  inspected 
but  from  conversations  with  New  Haven  Realtors,  they  cannot 
xinderstand  the  differential  in  the  Wooster  Square  and  Dixwell 
selling  price.   They  feel  Dixwell  may  experience  trouble  in 
getting  off  the  ground. 
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MARKET  DATA  -  COMMERCIAL 

1,  Washington  Street,  Woburn,  Massachusetts  -  8  acres  sold  in 
1962  for  $200,000  or  .60  a  sq.  ft.   This  land  is  adjoining  Rte. 
128  and  has  the  benefit  of  purchasing  power  from  Wobum,  Burl- 
ington and  other  neighboring  communities  as  well  as  transients. 
There  has  been  built  by  Bradlees,  a  grocery  and  discount  store 
containing  150,000  sq,  ft,  of  floor  space.   This  type  of  oper- 
ation should  be  explored  for  the  major  shopping  center  in 
Washington  Park.   This  would  obviate  the  problem  of  miscel- 
laneous tenants  and  provide  stability  to  this  project, 

2,  Bedford  Street,  Lexington,  Massachusetts  -  I4.  acres  sold  in 
1962  for  $225,000  or  .77  a  foot.   This  land  was  bought  by  the 
Stop  and  Shop  and  indications  are  that  it  is  not  to  be  developed 
as  it  is  felt  it  is  too  small  for  the  operation  of  a  super-market. 

3,  Junction  Rte.  128  and  Rte.  38,  Woburn,  Massachusetts  -  1^00,000 
sq.  ft.  sold  in  I96O  for  $150,000  or  .27  a  foot.   A  super-market 
of  50»000  square  feet  with  Zayres,  Purity  Food  and  four  small 
stores  occupies  this  site.   This  adjoins  Sylvania  and  has  the 
benefit  of  customers  west  of  Rte.  128.   It  is  not  as  well  located 
as  #1,  expecially  as  here  Rte.  128  is  in  town  and  shoppers  make 
their  purchases  home-bound, 

I4.,   69  Cambridge  Street,  Allston,  Massachusetts  -  199,i;32  sq,  ft, 
sold  in  i960  to  the  First  National  Stores  for  $190,000  or  .95  a 
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sq,  ft.   This  location  has  the  benefit  of  a  densely  populated 
residential  neighborhood  as  well  as  heavy  traffic  homeward 
bound  to  Brighton,  Newton  and  Wellesley.   It  has  not  been 
developed  as  it  was  acquired  in  Eminent  Domain  by  the  Turn- 
pike Authority, 

SUMMATION 

An  analysis  of  these  and  other  sites  as  well  as  conver- 
sations with  chain  store  and  independent  operators  indicates 
a  range  of  ,S0   to  $1.00,  as  the  price  that  will  be  paid  for 
raw  land  suitable  for  a  store  operation.   Allowances  have  been 
made  in  comparing  land  prices  with  the  potential  of  Washington 
Park.   The  trading  population  is  centered  in  the  Renewal  Area 
without  the  benefit  of  transient  business.   The  discount  or 
variance  in  value  of  Washington  Park  is  directly  attributable 
to  location,  purchasing  power,  and  the  unique  character  of 
development  which  to  a  prospective  purchaser,  developer  and 
occupant  presents  a  quasi  speculative  situation. 
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INDUSTRIAL  MARKET  DATA 

Chelsea  Urban  Renewal  Sites  -  I963 

1.  Williams  Street  8l,000  sq.  ft.  $35,000  or  .1^.3  a  3«f. 

2.  Williams  St.  &  Mulberry  St.  91,000  sq.  ft.  $23,000  or  .25  a  s.f. 

3.  Summer  &  Arlington  Sts .      71,000  sq.  ft.  $214., 850  or  .35  a  s«f. 

Chelsea  is  a  highly  industrialized  city  with  a  scarcity  of  land 
for  development.   The  subject  sites  are  cleared  and  while  there  is 
the  problem  of  filled  land,  this  would  not  increase  the  land  costs 
by  more  than  ,10  a  square  foot.   As  most  of  the  industrial  owners 
are  in  the  junk  business,  metal  buildings  can  be  utilized  which 
would  offset  the  soil  problem. 

There  have  been  no  sales  of  industrial  sites  in  Roxbury,   but 
sales  in  South  Boston,  south  of  Washington  Park,  have  been  analyzed 
for  comparability, 

1.  212  West  First  St.  -  1^1,076  square  feet,  sold  in  I96O  for 
$26,000  or  ,63  a  sq.  ft.   This  was  bought  for  plottage, 

2.  1;25  E.  Fifth  St,  -  28,398  square  feet,  sold  in  I962  for  $22,000 
or  ,77  a  square  foot, 

3.  273  Freeport  St.  -  22,1314.  square  feet,  sold  in  I96I  for  $95,000 
or  ,14.2  s  square  foot, 

I4.,   8  Mt,  Washington  Park  -  33,589  square  feet,  sold  in  I96I  for 
$11,000  or  .33  a  square  foot. 
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SUMMATION 

Washington  Park  is  not  as  strategically  located  as  the 
above  sites  as  to  transportation,  contiguous  industrial  sites 
and  the  demand  is  essentially  limited  to  present  occupants  of 
the  neighborhood.   This  lack  of  demand  reduces  the  price 
obtainable  for  Washington  Park  Industrial  land.   Analyzing 
sales  from  a  comparable  and  competitive  stand  point,  a 
substantial  discount  over  comparable  sites  must  be  made  if  sales 
are  to  be  effected. 
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INSTITUTIONAL   AND   FIIBLTG   FACILITIES 

The  values  accorded  to  Institutional  and  Public  Facilities 
are  derived  from  their  alternate  use,  housing.   These  values 
have  been  set  by  sales  of  competitive  properties  and  the 
location  in  respect  to  housing  facilities  in  the  project^ 

If  these  properties  are  to  be  appraised  for  housing  use, 
then  it  must  be  valued  as  though  the  institutional  use  does 
not  exist.   If  for  example,  a  particular  plot  has  an  excellent 
commercial  potential  but  is  designated  "institutional",  then 
its  commercial  value  is  as  though  it  isn't.   Likewise,  the 
institutional  usage  merely  happens  to  be,  but  the   restrictions 
are  to  appraise  for  housing  use.   The  values  reflect  this  condition. 

The  housing  figures  are  explained  in  those  parts  of  the 
report  which  deal  with  housing.   The  geographic  location  of 
these  plots  give  it  the  values  assigned  to  them.   They  are 
the  same  as  contiguous  plots  clearly  designated  for  housing 
usage. 
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LAND  RESIDUAL   (Hypothetical  Statement) 


Gross  Income 

Vacancy  S% 

Effective  Gross  Income 

Operating  Expense 

Heat 

Light 

Water 

Repairs 

Maxiagement 

Wages 

Net  Operating  Income 

Fixed  Charges 

Taxes  $  35,000 

Insurance  5,000 

Reserve  for  Replacements    2,000 


$  10,000 

1,000 

3,000 

10,000 

11,000 

10,000 


$  237,000 

-  12,000 

$  225,000 


$  kSjOOO 


$  180,000 


$   li2„000 


NET  INCOME  $  138,000 

Capitalized  at  6^  indicates  a  value  of  $2,300,000<,00 
Reproduction  cost  of  $12,000  x  202  units  =  $2, ij.00, 000.00 
1328  Rooms  -  cost  of  $1,800  per  room 


Minus  Land  Value    $100,000,00 
The  above  is  a  projected  statement  for  the  Notre  Dame  site  but  is 

indicative  of  any  application  of  this  method  of  valuation  to  housing 

in  the  project  area, 
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CORRELATION  OF  VALUE  AND  INTERPRETATION  OF  DATA 

Washington  Park  is  an  unusual  project,  as  such  the  usual 
methods  employed  in  appraising  have  little  merit  and  it  is  not 
only  necessary  but  essential  to  vary  from  the  standard  valuation 
concepts.   One  example  is  the  use  of  the  Land  Residual  Method 
which  use  shows  a  Minus-value  for  the  land.   The  magnitude  of 
errors  can  be  caused  from  several  sources  such  as  excessive 
costs,  expense,  and  unrealistic  cpaitalization  rates « 

Another  element  that  has  not  been  extensively  considered 
is  the  per  dwelling  unit  cost  of  land.   There  are  two  consid- 
erations involved  here,   1st  -  Greater  density  does  not  of 
itself  add  to  value,  as  a  lesser  density  more  often  adds  amenity 
and  stability.   2nd  -  More  important,  buyers  bid  on  the  square 
foot  basis.   The  controlling  factors  in  establishing  prices  for 
these  lots  were,  competitive  prices,  location  of  parcels  in 
relation  to  each  other,  buyers  attitude,  and  the  uniqueness 
of  this  area. 

While  the  market  data  does  not  evince  strict  comparability, 
there  is  a  competitive  aspect  that  brings  all  these  sites  into 
focus.   Buyers  set  the  prices  and  they  will  not  pioneer  with 
this  integration  problem  except  at  a  substantial  discount  from 
the  prices  of  other  available  sites.   They  can  and  will  invest 
elsewhere  if  onerous  or  unsatisfactory  conditions  are  imposed. 


-  36  - 


Values  which  have  been  established  were  adduced  from  sales 
of  comparable  or  competitive  sites  as  applied  to  Washington 
Park.   Having  thus  established  a  ceiling,  prices  were  scaled 
downward  according  to  location  and  comparability  with  sites 
in  the  project. 

Further,  the  philosophy  of  redevelopment  here  emphasises 
the  social  objective  and  advocates  the  minimizing  of  profit,, 
221  0-3  limits  the  return  at  a  level  below  top-grade  investments. 
It  is  therefore  the  approach  here  that  the  redevelopment  agency 
cannot  ask  for  "top-dollar"  from  its  sponsors,  if  it  asks  them 
to  make  a  financial  sacrifice  in  order  to  achieve  the  social  end. 

The  time  factor,  being  as  essential  as  it  is,  will  not 
permit  the  long  term  peddling  for  the  last  dollar.   The  whole 
development  should  grow  as  a  unit  and  not  with  wide  time  lags 
between  construction  on  the  different  lots.   This  simultaneous 
development  is  essential  to  bringing  the  whole  social  purpose 
to  fruition.   The  sale  price  of  the  land  plays  a  subsidiary  role 
in  the  plan  as  worthwhile  and  ambitious  as  this.   The  land  should 
be  priced  to  sell  quickly.   It  should  not  be  given  away  but  it 
should  not  be  priced  to  sit  on  the  shelf  for  a  long  time  to  come. 

The  social  considerations  have  been  purposely  emphasized 
since  they  are  by  far  the  major  key  to  the  problem.   Conventional 
appraisal  methods  have  also  been  employed  as  aids  to  value 
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determination.   Without  a  doubt  however,  the  sociology  influences 
and  sets  value..  Market  data  helps  to  confirm  it. 
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HOUSING 

Area 

Max, 
Density 

Units 

Sq.    Ft.    Cost 

Total 

A-1 

14-8,131 

20 

22 

.10 

[4.,  800 

A-2 

1|.2,396 

20 

19 

.10 

l4.,200 

A-3 

214-,  236 

20 

11 

.10 

2,14.00 

A-1+ 

22,600 

20 

10 

.075 

1,700 

A-5 

32,238 

20 

11+ 

.05 

1,600 

B-1 

153,513 

30 

105 

.075 

11,500 

B-2 

137,503 

30 

97 

.05 

6,900 

B-3 

363,238 

30 

250 

.05 

l8j,000 

C-1 

2144,958 

35 

196 

.05 

12^,200 

C-2 

202,803 

35 

162 

.05 

10,000 

C-3 

200,61;7 

35 

161 

.075 

15, 000 

C-1; 

108,878 

35 

87 

.05 

5,500 

C-5a 
-5b 

217,886 
63,597 

35 
35 

17I4- 
51 

.05 
.05 

11,000 
3,200 

D 

95,871 

120 

266 

.10 

9,600 

E-1 

321,661 

35 

258 

.10 

32,000 

E-2 

392,8914. 

35 

315 

.075 

29,500 
179,100 
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COMMERCIAL 

Area 

Per  Pt.  Cost 

Total 

F-1 

339,235 

.35 

118,000 

P-2 

l;5, 901 

.20 

9,200 

F-3 

115,528 

.14-0 

lj.6,000 

P-i; 

37,933 

.15 

5,700 

P-5 

26,10^5 

.05 

1,300 

P-6 

37,014-8 

.05 

1,900 

F-7 

26,066 

.05 

1,300 

F-8 

5,318 

.05 

250 

INDUSTRIAL 

G-1 

155,902 

.20 

G-2 

2k,B2k 

.10 

G-3 

20,205 

.10 

G-i^ 

7,900 

.15 

G-5 

5,lj.5o 

.10 

183,650 


31,000 
2,1^.00 
2,000 


1,200 


500 

37,100 
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INSTITUTIONAL 


Area 


H    -1 

130,680 

H   -2 

9,587 

H  -3 

2,31;0 

H    -ij. 

8l,9i;3 

H  -5 

28,71+6 

H   -6 

150,601 

H  -7 

37,14-95 

H   -8 

14-7,21+9 

H   -9 

92,821+ 

H   -10 

77,250 

H   -11 

12,600 

Per  Ft.    Cost 

Total 

.05 

6,500 

.05 

500 

.05 

100 

.05 

i+,100 

.05 

1,500 

.075 

lip  000 

.10 

3,700 

.10 

l+,700 

.10 

9,300 

.10 

7,700 

.10 

1,300 

PUBLIC  FACILITIES 


I  -1 

217,761+ 

I   -2 

159,835 

I  -3 

11+3,71+8 

I  -k 

37,397 

I  -5 

205,753 

I  -6 

213,1+75 

I   -7 

21+,  820 

50,1+00 


.05  11,000 

,05  8,000 

.05  7,200 

.10  3p700 

.10  20,500 

.10  21,000 

.10  2,500 

73,900 
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Underlying  Assumptions  and  Conditions 

1.  That  the  legal  description  furnished  is  correct. 

2.  That  the  title  to  the  property  is  good, 

3.  That  there  are  no  encumbrances  or  defects  of  title  other 
than  those  mentioned  in  the  report. 

il.   That  the  property  is  free  and  clear  of  ail  liens  other 
than  those  mentioned  in  the  report. 


1.  Matters  purely  legal  in  their  nature  are  not  guaranteed 
or  the  accuracy  of  plans  or  maps  affixed,  same  being 
used  solely  for  identification  purposes. 

2.  That  no  survey  was  made  of  the  property. 


Appraisers  Certification  and  Value  Estimate 

I  hereby  certify  that  I  have  no  present  or  prospective  interest 
in  the  within  property  appraised;  that  my  employment  is  not 
contingent  in  any  way  upon  the  amount  of  the  value  reported; 
that  I  have  personally  inspected  the  property;  that  the  state= 
ments  made  and  information  contained  in  this  report  are  true  to 
the  best  of  my  knowledge  and  belief. 

In  my  opinion,  as  of  March  1,  I9635  the  re-use  value  of  the 
property  described,  that  is,  the  highest  price  in  terms  of 
money  which  property  will  bring  if  exposed  for  sale  in  the 
open  market  allowing  a  reasonable  time  to  find  a  purchaser, 
who  buys  with  a  knowledge  of  the  use  of  the  property  and  for 
which  it  may  be  adapted,  as  per  the  assumptions  and  limiting 
conditions  stated  in  this  report,  is 

FIVE  HUNDRED  TWENTY  POUR  THOUSAND,  ONE  HUNDRED  AND  FIFTY  DOLLARS 

($521j.,i5o) 
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CHAPTER  I 
SECTION  101 

Map  1 
SECTION  102 


DESCRIPTION  OF  PROJECT 

Project  Boundary  Map 

Property  Map,  submitted  herewith  as  Exhibit  A, 

Project  Boundary  Description 


The  Washington  Park  Project  Area  is  bounded  and  described  as 
follows : 

That  certain  tract  of  land,  referred  to  as  the  Washington  Park 
Urban  Renewal  Area,  situated  in  the  City  of  Boston,  County  of 
Suffolk,  and  Commonwealth  of  Massachusetts,  and  bounded  gener- 
ally as  follows: 

Beginning  at  the  southeasterly  corner  of  the  tract  herein  des- 
cribed, at  a  point  which  is  the  intersection  of  the  easterly 
sideline  of  Blue  Hill  Avenue  with  the  southerly  sideline  of 
Seaver  Street; 

Thence  running  westerly  and  northwesterly  across  Blue  Hill 
Avenue  and  along  the  southerly  sideline  of  Seaver  Street  to  a 
point  which  is  the  intersection  of  said  line  with  the  easterly 
sideline  of  Walnut  Avenue; 

Thence  running  northwesterly  across  Walnut  Avenue  to  a  point  which 
is  the  intersection  of  the  westerly  sideline  of  Walnut  Avenue 
with  the  southerly  sideline  of  Columbus  Avenue; 

Thence  running  northwesterly  along  the  southerly  sideline  of 
Columbus  Avenue  to  a  point  which  is  the  intersection  of  said 
sideline  with  the  easterly  sideline  of  Washington  Street| 

Thence  turning  and  running  westerly  across  Washington  Street  to 
a  point  which  is  the  intersection  of  the  westerly  sideline  of 
Washington  Street  with  the  southerly  sideline  of  Atherton  Streetj 

Thence  turning  and  running  northeasterly  along  the  westerly 
sideline  of  Washington  Street  to  a  point  which  is  the  inter- 
section of  said  sideline  with  the  southerly  sideline  of  Dimock 
Street, 

Thence  turning  and  running  northwesterly  along  the  southerly  side- 
line of  Dimock  Street  to  a  point  100  feet  westerly  from  the  inter- 
section of  the  westerly  sideline  of  Notre  Dame  Street  with  the 
southerly  sideline  of  Dimock  Street; 
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Thence  turning  and  running  northeasterly  across  Dimock  Street 
to  a  point  vfhich  is  the  intersection  of  the  northerly  sideline 
of  Dimock  Street  and  the  southeasterly  corner  of  property  now 
or  formerly  owned  by  the  New  England  Hospital  for  Women  and 
Children; 

Thence  running  northeasterly  along  the  southwesterly  sideline 
of  2893  Washington  Street  now  or  formerly  owned  by  Notre  Dame 
Academy  (a  Mass.  Corp.)  to  a  point  which  is  the  intersection 
of  said  sideline  and  the  northeasterly  corner  of  land  now  or 
formerly  owned  by  the  New  England  Hospital  for  Women  and  Childreni 

Thence  turning  and  running  westerly  along  the  southerly  sideline 
of  2893  Washington  Street  now  or  formerly  owned  by  Notre  Dame 
Academy  (a  Mass  Corp. )  to  a  point  which  is  the  intersection  of 
said  sideline  and  the  easterly  sideline  of  GoHumbus  Avenue; 

Thence  running  westerly  across  Columbus  Avenue  to  a  point  3OO 
feet  northerly  from  Dimock  Street  located  on  the  westerly 
sideline  of  Columbus  Avenue; 

Thence  turning  and  running  northerly  along  the  westerly  sideline 
of  Columbus  Avenue  to  a  point  which  is  the  intersection  of  said 
sideline  with  the  northerly  sideline  of  Ritchie  Street; 

Thence  turning  and  running  easterly  across  Columbus  Avenue  to 
a  point  which  is  the  intersection  of  the  easterly  sideline  of 
Columbus  Avenue  and  the  northerly  sideline  of  Ritchie  Street; 

Thence  turning  and  running  southeasterly  along  the  northerly 
sideline  of  Ritchie  Street  to  a  point  700  feet  from  the  inter^ 
section  of  the  westerly  sideline  of  Columbus  Avenue  with  the 
northerly  sideline  of  Ritchie  Street; 

Thence  turning  and  running  southerly  across  Ritchie  Street  to 
a  point  located  on  the  southerly  sideline  of  Ritchie  Street 
130  feet  from  a  point  which  is  the  intersection  of  said  side- 
line with  the  westerly  sideline  of  L|.2  Marcella  Street  now  or 
formerly  owned  by  Sherman  and  Ella  Busby; 

Thence  turning  and  running  northeasterly  along  the  southerly 
sideline  of  Ritchie  Street  to  a  point  which  is  the  intersection 
of  said  sideline  with  the  westerly  sideline  of  1^2   ^^arcella  Street 
now  or  formerly  owned  by  Sherman  and  Ella  Busby; 
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Thence  turning  and  running  southerly  along  the  westerly  sideline 
of  l\.2   Marcella  Street  formerly  owned  by  Sherman  ajid  Ella  Busby 
to  a  point  which  is  the  intersection  of  said  sideline  with  the 
northerly  sideline  of  2893  Washington  Street  now  of  formerly 
owned  by  Notre  Dame  Academy  (a  Mass.  Corp.) 

Thence  turning  and  running  southeasterly  along  the  northerly 
sideline  of  2893  Washington  Street  now  or  formerly  owned  by 
Notre  Dame  Academy,  (a  Mass,  Corp.)  to  a  point  which  is  the 
intersection  of  said  sideline  and  the  westerly  sideline  of 
Washington  Street; 

Thence  turning  and  running  northeasterly  along  the  westerly  sideline 
of  Washington  Street  to  a  point  which  is  the  intersection  of  said 
sideline  with  the  southerly  sideline  of  Guild  Street; 

Thence  turning  and  running  northwesterly  along  the  southerly  side- 
line of  Guild  Street  to  a  point. which  is  the  intersection  of  said 
sideline  with  the  westerly  sideline  of  Lambert  Avenue| 

Thence  turning  and  running  northeasterly  along  the  northerly 
sideline  of  Lambert  Avenue  to  a  point  which  is  the  intersection 
of  said  sideline  with  the  northerly  sideline  of  Bartlett  Street| 

Thence  turning  and  running  southeasterly  along  the  northerly 
sideline  of  Bartlett  Street  to  a  point  which  is  the  intersection 
of  said  sideline  with  the  westerly  sideline  of  Washington  Street; 

Thence  turning  and  running  northeasterly  along  the  westerly 
sideline  of  Washington  Street  to  a  point  which  is  the  intersection 
of  said  sideline  with  the  southerly  sideline  of  Dudley  Street; 

Thence  turning  and  running  northerly  across  Dudley  Street  to  a 
point  which  Is  the  intersection  of  the  northerly  sideline  of 
Dudley  Street  with  the  westerly  sideline  of  Guild  Row; 

Thence  turing  and  running  easterly  across  Guild  Row  to  a  point 
which  is  the  intersection  of  the  easterly  sideline  of  Guild  Row 
with  the  northerly  sideline  of  Dudley  Street; 

Thence  running  easterly  along  the  northerly  sideline  of  Dudley 
Street  to  a  point  which  is  the  intersection  of  said  line  with 
the  westerly  sideline  of  Warren  Street; 
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Thence  running  easterly  across  Warren  Street  to  a  point  which  is 
the  intersection  of  the  easterly  sideline  of  Warren  Street  with 
the  northerly  sideline  of  Dudley  Street; 

Thence  turning  and  running  southerly  across  Dudley  Street  to  a 
point  which  is  the  intersection  of  the  southerly  sideline  of 
Dudley  Street  with  the  easterly  sideline  of  Warren  Street; 

Thence  running  southeasterly  and  southerly  along  the  easterly 
sideline  of  Warren  Street  to  a  point  which  is  the  intersection 
of  said  line  with  the  westerly  sideline  of  Blue  Hill  Avenue; 

Thence  running  southerly  across  Blue  Hill  Avenue  to  a  point  which 
is  the  intersection  of  the  easterly  sideline  of  Blue  Hill  Avenue 
with  the  northerly  sideline  of  Geneva  Avenue; 

Thence  turning  and  running  southwesterly  and  southerly  along  the 
easterly  sideline  of  Blue  Hill  Avenue  to  a  point  which  is  the 
intersection  of  said  line  with  the  northerly  sideline  of  Seaver 
Street; 

Thence  running  southerly  across  Seaver  Street  to  a  point  which  is 
the  intersection  of  the  easterly  sideline  of  Blue  Hill  Avenue  with 
the  southerly  sideline  of  Seaver  Street,  which  is  the  point  and 
place  of  beginning. 
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